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MEMORANDUM 
 
TO:  Snohomish County Planning Commission 
 
FROM:  Stephen Fesler, Senior Planner 
 
DATE:  May 10, 2017 
 
SUBJECT:  Staff Report: Update of Urban Residential Development Regulations 

Introduction 
This staff report provides information prior to the May 23, 2017 Planning Commission briefing on 
a non-project proposal to amend regulations for urban residential development. The project will 
primarily amend several related code sections for townhouse development as well as other 
types of urban residential development. The proposed amendments are designed to provide 
new development options, remove certain regulatory barriers, and improve the quality of 
townhouse development.  
 
The staff-recommended proposed code language is shown on pages 7 through 55. 
Supplementary information related to the code language are contained in Attachments A, B, and 
C. These include proposed revisions to existing tables and proposed new tables (for ease of 
reading) and a comprehensive summary table of each section proposed for amendment 
describing the intent of the proposed changes. 

Background 
Townhouse development is a traditional housing form that is returning to favor after several 
decades of limited construction. In planning circles, it is one type of ñmissing middle housingò 
(see Figure 1), which is commonly defined as a range of multi-unit or clustered housing types 
compatible with single-family residential development but less dense than multi-story multifamily 
and mixed-use development. 
Townhouses can provide an 
alternative to detached single-
family homes, often at more 
affordable rates, and suit the 
needs of different household 
types. They are especially 
adept at serving smaller 
families and single individuals.   
 
Townhouse development 
implements a variety of related County policies (Land Use Objective 2.A, Land Use Policy 2.A.4, 
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Figure 1: A broad spectrum of housing types form the "missing middle," 
many of which are represented in the diagram above. (Opticos Design, Inc.) 
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Housing Policy 1.B.1, and Housing Policy 2.B.1) that encourage a broad range of housing types 
at varying densities that provide affordable housing opportunities. 
 
SCC 30.91D.525 defines a townhouse as: ña single-family dwelling unit constructed in a group 
of three or more attached units in which each unit extends from the foundation to roof and has 
open space on at least two sides. The term includes a townhouse constructed as a zero lot line 
development and a townhouse on a single lot.ò  
 
Townhouse development is subject to the general development regulations in County code, 
including bulk regulations, landscaping, and parking requirements. To guide the form and quality 
of townhouse development, the Urban Residential Design Standards (URDS) establish 
development-specific requirements, such as: 
 

¶ Compatibility measures adjacent to lower density residential development; 

¶ Architectural design and landscaping standards; 

¶ Limits on the number of attached townhouse units; 

¶ Building orientation and primary pedestrian entrance standards; and 

¶ On-site open space and site layout standards. 
 

Townhouse development is allowed in a variety of urban residential and urban commercial 
zones, including: Residential 7,200 (R-7,200), Townhouse (T), Low Density Multiple Residential 
(LDMR), Multiple Residential (MR), Neighborhood Business (NB), Planned Community 
Business (PCB), Community Business (CB), General Commercial (GC), and Urban Center (UC) 
zones. Most townhouse development proposals are processed as a Type 1 administrative site 
plan approval. Applicants may also elect to subdivide townhouse developments into zero-lot-line 
and unit lot subdivisions. 
 
Townhouse development is a rapidly growing segment of the housing market. Homebuilders 
attribute this to demographic shifts regionally where baby boomers and younger cohorts are 
seeking smaller housing options. Changes to land use regulations in recent years have also 
made the prospect of financing and constructing townhouses easier. PDSôs own data indicates 
that: 
 

¶ More than 740 townhomes are currently under review or pending approval; 

¶ Over 700 townhomes have been permitted since March 2013 when the County Council 
adopted Amended Ordinance No. 12-115 (which allowed the creation of townhouse unit 
lot subdivisions); and 

¶ Since March 2013, more than 400 townhomes have been subdivided into unit lots with 
another 200 townhome unit lots now pending approval. 

 
Currently, PDS has a number of projects in the pipeline that mix townhouses and other single-
family housing in the same development. These include: Arcadia Estates (91 townhouse units, 
48 single-family detached units), Andoria (22 townhouse units, 45 single-family detached units), 
and Crescent View 2 (4 townhouse units, 10 duplex units). 
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Discussion and Analysis 
In fall 2016, Snohomish County Planning and Development Services (PDS) commenced a 
review of townhouse-related issues raised by the development community as part the annual 
work plan. Initial issues identified and evaluated through that process were development 
regulations related to townhouse development, such as density, development standards, and 
allowing fee simple subdivision of residential developments that consist of townhouses and 
other single-family housing types.  
 
This project, however, takes a wider lens than the original issues identified in the work plan. 
Outreach to a broader set of stakeholders brought visibility to other issues related to the topic of 
townhouse and single-family residential development. These included: 
 

¶ Adjusting bulk requirements to encourage townhouse development; 

¶ Creating flexibility in building orientation to allow dwellings to face common open spaces; 

¶ Modifying the average final grade calculation for single-family attached housing; 

¶ Addressing vehicular conflicts in townhouse developments associated with short 
driveways; and 

¶ Enhancing the quality of townhouse development through revised design standards. 
 
Mixed Townhouse Development 
The development community has expressed an interest in more easily developing residential 
projects with additional flexibility in mixing single-family residential development types together 
in denser zones. The project introduces a new development type to County code called ñmixed 
townhouse development.ò The development type would be weighted toward townhouses as the 
predominate housing type, but allows a limited share of other single-family housing types (i.e., 
single-family detached, single-family attached, and/or duplexes) to provide developers flexibility 
in creating housing diversity and achieving residential densities envisioned for the zones 
affected by the policy change.  
 
The proposed code amendments would generally require that at least 80% of the dwellings be 
townhouse units with the remainder of the units a mix of other single-family housing types. 
Projects that qualify as ñmixed townhouse developmentò would be able to use revised bulk 
standards and create fee simple lots through the unit lot subdivision processðan option that is 
not available todayðin the same manner as typical townhouse development. The developments 
would also be required to comply with enhanced design standards under URDS. Additionally, 
the development type is based upon proposed residential uses (i.e., townhouse and other 
single-family housing types); therefore, mixed townhouse development would be limited to 
zones where both townhouse and other single-family housing types are allowed uses (i.e., the 
R-7,200, T, LDMR, and MR zones). 
 
The proposed mixed townhouse code amendments would help to fill a gap in the housing 
market by allowing developers to construct a small portion of the units as single-family 
detached, duplex, or single-family attached. In many cases, it may be desirable for a developer 
to construct non-townhouse structures in the same development either to provide housing 
variety or achieve the allowed density that otherwise would not be possible due to site and 
layout constraints. In addition, the proposed code amendments allowing unit lot subdivision 
would also make it much easier to develop mixed residential projects than today. The changes 
would facilitate developers in obtaining financial backing for the projects as lenders and insurers 
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have a preference toward funding and guaranteeing fee simple lot developments. It also 
streamlines the permitting process. 
 
Average Final Grade 
According to stakeholders, the Countyôs approach to regulating average final grade as it relates 
to attached single-family development can have significant impacts to the design and ability to 
maximize development capacity for new residential projects. In response to this concern, two 
code amendments are proposed to address different aspects of the average final grade issue. 
 
The development code establishes 
maximum building heights for each 
zone. Building height is determined 
by calculating the difference between 
the average final grade (often 
considered the base elevation) and 
(1) the highest point of a flat roof, (2) 
average height of the high gable of a 
pitch or hip roof, or (3) deck line of a 
mansard roof (see ñCurrent Codeò in 
Figure 3 and SCC 30.23.050).  
 
Firstly, the average final grade is 
measured by drawing a rectangle 
around the entire building structure 
and then averaging the elevations at 
the midpoint for each side (see 
Figure 2). This can result in portions 
of the structure that may not be 
viable for construction due to the 
constraints in height (see Figure 3). 
 
Proposed code amendments would 
resolve this issue by allowing 
applicants to calculate the average 
final grade for each individual unit 
(see ñProposed Optionò in Figures 2 
and 3) in a single-family attached 
residential structure (e.g., duplexes, 
single-family attached dwellings, and 
townhouses).  
 
Secondly, the development code 
limits the amount of fill that can be 
used to raise the average final grade 
of a structure when the fill would 
increase the existing grade by more 
than five feet within 50 feet of an 
existing residential dwelling unit on 
an adjoining property (see Figure 4).  
 

Figure 3: A comparison of how average final grade can impact 
development potential for single-family attached structures. 

Figure 2: A comparison of existing code and the proposed option to 
determining average final grade. 
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Originally, the average final grade fill provision was adopted as part of the Urban Residential 
Design Standards code project, which sought to enhance the quality and compatibility of 
residential development. Existing compatibility provisions for residential development, such as 
landscaping requirements, design standards, minimum setbacks requirements, and height limits 
reduce the likelihood of incompatible and undesirable outcomes.  
Proposed code amendments 
would resolve this issue by 
allowing an exemption for certain 
urban residential development 
from the requirement. Specifically, 
the revised provision would only 
apply to commercial, industrial, 
and residential developments not 
processed under URDS or 
cottage housing chapters. A 
revised diagram is also being 
proposed to eliminate confusion in 
applying the average final grade 
fill limitation to new development. 
 
This code amendment is being 
proposed because the average 
final grade fill provision is 
unnecessary to achieve 
compatibility with most adjoining residential developments.  
 
Incentivizing Townhouse Development 
According to stakeholders in the development community, choosing to construct townhouse 
development is often less financially attractive over higher density single-family detached 
developments, such as Single Family Detached Units (SFDUs) (Chapter 30.41F SCC). This is 
due to density allowances under existing zoning and development standards related to life 
safety and urban design. Specifically, the maximum density permitted is the same for a 
townhouse development and non-townhouse development, such as single-family detached 
units. Building codes, fire codes, and design requirements are also generally higher for 
townhouse development over other single-family housing types.  
 
For many of these projects, there is a ñtipping pointò where developers find that pursuing 
townhouse development makes financial sense, despite modestly higher per square foot costs 
resulting from building, fire, and design requirements. To help incentivize townhouse 
development, particularly in lower density zones, three key code amendments are being 
proposed. These code amendments include a density bonus of 20%, reduced setbacks from 
public roads, and increased lot coverage allowances. 
 
Enhanced Design Standards 
Stakeholders raised issues related to design standards for townhouse and other urban 
residential development. Examples include the desire to orient townhouse structures to common 
open spaces and internal walkways, addressing vehicular conflicts associated with short 
driveways, and providing greater curb appeal. There was also recognition through the code 
development process that allowing increased development capacity through reduced setbacks, 

Figure 4: Relationship of fill to average final grade for new development 
proposed in proximity to existing residential dwelling units. 
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increased lot coverage maximums, and additional density should be paired with enhanced 
design standards to strike a balance for livability and compatibility. 
 
To enhance design standards, a variety of code amendments are proposed. One set of 
proposed code amendments deals with building location and orientation. These broadly allow 
urban residential development to locate primary pedestrian entrances upon common open 
spaces and internal walkways as well as discouraging primary pedestrian entrances on roads 
that only provide rear vehicular access to dwelling units. Proposed code amendments specific to 
townhouse and mixed townhouse development would: 
 

¶ Require building transparency on public-facing roads and common open space;  

¶ Reduce vehicular conflicts from short driveways; 

¶ Provide for a range of innovative and conventional parking options; 

¶ Require semi-private space at primary pedestrian entrances of dwelling units; and 

¶ Provide special setback exceptions for decks, stoops, and porches.  
 
Proposal 
The following sections outline the proposed code amendments, proposed findings that support 
the proposed code amendments, and how the proposed code amendments comply with the 
Growth Management Act as well as regional and local policies. 
 
Proposed Code Amendments 
Specifically addressed through this code project are amendments to the bulk regulations 
(Chapter 30.23 SCC), Urban Residential Design Standards (Chapter 30.23A SCC), and 
subdivision and short subdivision (Chapters 30.41A and 30.41B SCC) chapters. Additionally, 
minor draft code amendments are proposed for select definitions (Subtitle 30.9 SCC), 
specific sections related to allowed uses (Chapter 30.22 SCC), perimeter landscaping (Chapter 
30.25 SCC), tandem parking (Chapter 30.26 SCC), minor and major revisions (Chapter 30.70 
SCC), and a technical issue related to roads and access (Chapter 30.24 SCC). 
 
The table on the following pages lists each of the proposed code amendments and the 
corresponding draft finding. In general, the proposed code amendments address the above-
identified issues by: 
 

1. Reducing barriers, incentivizing, and enhancing the quality of townhouse and mixed 
townhouse developments; 

2. Providing additional flexibility in the design of urban residential developments;  
3. Recognizing a new residential development type (ñmixed townhouseò); 
4. Expanding unit lot subdivision provisions to permit the creation of fee simple lots for 

mixed townhouse developments; and 
5. Modifying the calculation of average final grade to recognize differences between 

detached and attached residential development. 
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Chapter 30.22 SCC 

Uses Allowed 

SCC 30.22.030 

Number of Uses Per Lot 

Proposed Code Amendment Finding 

30.22.030 Number of uses per lot. 

Uses shall be established upon legally created lots that conform to current 
zoning requirements or on legal nonconforming lots. A lot may have more than 
one use placed within its bounds, except that only one single family dwelling 
may be placed on a lot. This exception shall not apply to model homes as 
defined herein, to mixed townhouse developments proposed and approved 
pursuant to chapter 30.23A SCC, planned residential developments proposed 
and approved pursuant to chapter 30.42B SCC, projects proposed and 
approved pursuant to chapter 30.34A SCC, or to land zoned commercial or 
multiple family residential. Multifamily structures may be placed on lots at 
densities controlled by chapter 30.23 SCC. 

This ordinance will amend SCC 30.22.030 to 
allow construction of single-family dwellings 
when developed in conjunction with townhouse 
dwellings on property zoned R-7,200. 

SCC 30.22.130 

Reference Notes for Use Matrices 

Proposed Code Amendment Finding 

30.22.130 Reference notes for use ((matrix)) matrices. This ordinance will modify SCC 30.22.130 to: 

 

Modify the section title 

é No changes are proposed to subsections (1) 
through (4). 

(5) See chapter 30.31E SCC for rezoning to Townhouse zone, and 
chapter 30.23A SCC for design standards applicable to ((townhouse and 
attached)) single-family attached dwelling, mixed townhouse, and townhouse 
development. 

Expand the applicability of SCC 30.22.130(5) to 
include specific design standards for mixed 
townhouse developments, which are codified 
under Chapter 30.23A SCC, and make non-
substantive housekeeping changes. 
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é No changes are proposed to subsections (6) 
through (138). 

Chapter 30.23 SCC 

Bulk Regulations 

SCC 30.23.020 

Minimum Net Density of Residential Development in Urban Growth Areas 

Proposed Code Amendment Finding 

30.23.020 Minimum net density for residential development in UGAs. 

(1) A minimum net density of four dwelling units per acre shall be required in all 
UGAs for: 

(a) New subdivisions, short subdivisions, PRDs, townhouse and mixed 
townhouse developments, and mobile home parks; and 

This ordinance will amend SCC 30.23.020 to 
clarify that the existing minimum net density 
requirements for residential development in 
urban growth areas in SCC 30.23.020(1)(a) 
applies to new townhouse and mixed 
townhouse developments. 

(b) New residential development in the LDMR, MR, and Townhouse zones. 

(2) Minimum net density is the density of development excluding roads, 
drainage detention/retention areas, biofiltration swales, areas required for public 
use, and critical areas and their required buffers pursuant to 
chapters 30.62A and 30.62B SCC. 

(3) Minimum net density is determined by rounding up to the next whole unit or 
lot when a fraction of a unit or lot is 0.5 or greater. 

(4) For new subdivisions and short subdivisions, the minimum lot size of the 
underlying zone may be reduced as necessary to allow a lot yield that meets the 
minimum density requirement. Each lot shall be at least 6,000 square feet, 
except as otherwise allowed by this title. 

(5) The minimum net density requirement of this section shall not apply: 

(a) In the Darrington, Index, and Gold Bar UGAs; and 

(b) Where regulations on development of steep slopes, SCC 30.41A.250, or 
sewerage regulations, SCC 30.29.100, require a lesser density. 

No changes are proposed to subsections (1)(b) 
through (5)(b). 
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SCC 30.23.032 

Urban Residential Zones Bulk Matrix 

Proposed Code Amendment Finding 

30.23.032 Urban Residential Zone categories ï ((Bulk)) bulk matrix. 

Table 30.23.032 

((URBAN RESIDENTIAL ZONES BULK MATRIX)) Urban Residential Zones 
Bulk Matrix 

 

((Notes:)) 

((See SCC 30.23.040 for reference notes listed in Table 30.23.032.)) 

This ordinance will amend SCC 30.23.032 to 
add a new footnote to certain zones in SCC 
Table 30.23.032 (the urban residential zones 
bulk matrix), which corresponds to a new 
reference note under SCC 30.23.040(65) that 
will increase allowed densities for townhouse 
and mixed townhouse development. The 
section is also modified to add a new footnote 
to certain zones in the urban residential bulk 
matrix, which correspond to a new reference 
note under SC 30.23.040(66) that will increase 
maximum lot coverage allowances for 
townhouse and mixed townhouse development. 
The footnote is consolidated into the table and 
additional non-substantive housekeeping 
changes are made throughout the section. 
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SCC 30.23.040 

Reference Notes for SCC Tables 30.23.030 and 30.23.032 

Proposed Code Amendment Finding 

30.23.040 Reference notes for SCC Tables 30.23.030 and 30.23.032. 

(1) MR bulk requirements shall apply for all residential development permitted in 
urban commercial zones. 

(2) When subdivisionally described, the minimum lot area shall be 1/128th of a 
section. 

(3) When subdivisionally described, the minimum lot area shall be 1/32nd of a 
section. 

(4) In the LDMR zone, the maximum density shall be calculated based on 4,000 
square feet of land per dwelling unit. 

(5) In the MR zone, the maximum density shall be calculated based on 2,000 
square feet of land per dwelling unit. 

No changes are proposed to subsections (1) 
through (5). 

é No changes are proposed to subsections (6) 
through (64). 

(65) Townhouse and mixed townhouse development may achieve the following 
density: 

(a) For the R-7,200 zone, the maximum density shall be calculated based on 
7,200 square feet of land per dwelling unit, but an applicant may request the 
maximum density be increased by 20 percent.  
(b) For the LDMR and MR zones, an applicant may request that the maximum 
density established under SCC 30.23.040(4) and 30.23.040(5) may be 
increased up to 20 percent. 
(c) Maximum density shall be determined by rounding up to the next whole unit 
when a fraction of a unit is equal to five-tenths or greater. 

 

This ordinance will amend SCC 30.23.040 to: 

 

Add a new subsection under SCC 
30.23.040(65) to increase allowed densities for 
townhouse and mixed townhouse development 
in the R-7,200, LDMR, MR, and certain urban 
commercial zones. The density bonus provides 
an incentive for townhouse and mixed 
townhouse development to implement GPP 
Policy LU 2.A.4. The new subsection will 
constitute a reference note for SCC Table 
30.23.032  
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(66) The maximum lot coverage in townhouse and mixed townhouse 
developments may be increased to 40 percent in the LDMR zone and 50 
percent in the MR zone at the request of an applicant.        

Add a new subsection under SCC 
30.23.040(66) to increase maximum lot 
coverage allowances for townhouse and mixed 
townhouse development in the LDMR and MR 
zones to use land more efficiently and provide 
greater design flexibility. The new subsection 
will constitute a reference note for SCC Table 
30.23.032 
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SCC 30.23.041 

Setbacks from Road Networks in Urban Zones 

Proposed Code Amendment Finding 

30.23.041 Setbacks from road network elements in Urban Zones. 

Table 30.23.041 

Setbacks from Road Network Elements in Urban Zones10 

(((All minimum setbacks are measured in feet))) 

 

This ordinance will amend SCC 30.23.041 to 
add a new footnote to certain zones and road 
types in SCC Table 30.23.041, which 
corresponds to a new reference note under 
SCC 30.23.049 that will reduce required 
setbacks for townhouse and mixed townhouse 
development. Other non-substantive 
housekeeping changes are made to the section. 
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SCC 30.23.049  

Reference Notes for SCC Tables 30.23.041 through 30.23.047 

Proposed Code Amendment Finding 

30.23.049 Reference notes for SCC Tables 30.23.041 through 30.23.047. 

(1) The setback shall be measured from the edge of the tract or easement. 
Where no tract or easement is established, the measurement shall be made 
from the edge of the road network element. 

(2) The setback may be reduced to the setback required for a structure if a 
vehicle entering the covered parking structure can turn around inside the 
covered parking structure and exit without having to back out. 

(3) These setbacks shall be measured from the edge of the right-of-way. 

No changes are proposed to subsections (1) 
through (3). 

(4) Applies to public right-of-way under 60 feet that are not included in 
development subject to the recorded subdivision, short subdivision, or binding 
site plan. These setbacks shall be measured from the centerline of the right-of-
way. 

Make non-substantive housekeeping changes 
to SCC 30.23.049(4) and SCC 30.23.049(6). 

(5) The county engineer may require the front lot line setback from a public right-
of-way be measured from a right-of-way reservation line established in 
accordance with SCC 30.24.140(1), when: 

(a) The right-of-way width is less than 60 feet in width and determined 
inadequate by the county engineer based on: 

(i) The comprehensive plan arterial circulation map; or 

(ii) An adopted design report, roadway design or right-of-way plan; and 

(b) The right-of-way is not located in a recorded subdivision, short subdivision or 
binding site plan. 

No changes are proposed to subsection (5). 

(6) Single-family detached, single-family attached, and duplex structures 
constructed in the LDMR and MR zones shall use the minimum setbacks 
required in the R-8,400 zone.   

Make non-substantive housekeeping changes 
to SCC 30.23.049(4) and SCC 30.23.049(6). 

(7) Structures over two stories, other than single-family detached structures, 
shall increase the setbacks by three feet; provided, that the additional setback 

This ordinance will amend SCC 30.23.049 to: 
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shall only be required as an upper floor stepback for portions of residential 
structures above 20 feet in height pursuant to SCC 30.23.040(59). 

Modify SCC 30.23.049(7) to allow non-single-
family detached residential structures over two 
stories in height to apply a required extra three-
foot setback as an upper floor setback pursuant 
to SCC 30.23.040(59). 

(8) In the IP zone there shall be an additional one foot setback for every one foot 
of building height over 45 feet. 

(9) In the F zone, the setbacks for residential structures on lots 10 acres or less, 
where the lot was legally created prior to being zoned to F, shall be the same as 
in the R-5 zone. 

(10) See SCC 30.23.120 for front setback exceptions from road network 
elements. 

(11) See SCC 30.41C.130 and 30.41C.140 for additional front setback 
requirements for lots created through the rural cluster subdivision provisions of 
chapter 30.41C SCC. 

(12) See SCC 30.23.040(59). 

No changes are proposed to subsections (8) 
through (12). 

(13) Setbacks for residential structures in a townhouse or mixed townhouse 
development may be reduced to a minimum of seven feet from the edge of an 
adjacent road network element, as determined by the county engineer.   

Add a new subsection under SCC 
30.23.049(13) to reduce required setbacks from 
certain road network elements in certain zones 
for townhouse and mixed townhouse 
development to provide greater flexibility in 
design and use land more efficiently. 

SCC 30.23.050 

Height Requirements, Exceptions, and Measuring Height 

Proposed Code Amendment Finding 

30.23.050 Height requirements, exceptions, and measuring height. Modify the section title. 

(1) The maximum height of buildings and structures shall be pursuant to the 
height standards in SCC Tables 30.23.030 and 30.23.032, except as provided in 
subsection (2) of this section. 

No changes are proposed to subsections (1) 
and (3). 
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(2) The following shall be exempt from the maximum height standards, except 
structures and uses located in an airport compatibility area are subject to the 
height review requirements of SCC 30.32E.060: 

(a) Tanks and bunkers, turrets, church spires, belfries, domes, monuments, 
chimneys, water towers, fire and hose towers, observation towers, stadiums, 
smokestacks, flag poles, towers and masts used to support commercial radio 
and television antennas, bulkheads, water tanks, scenery lofts, cooling towers, 
grain elevators, gravel and cement tanks and bunkers, and drive-in theater 
projection screens, provided they are set back at least 50 feet from any 
adjoining lot line; 

(b) Towers and masts used to support private antennas, provided they meet the 
minimum setback of the zoning district in which they are located, and the 
horizontal array of the antennas does not intersect the vertical plane of the 
property line; 

(c) Towers, masts or poles supporting electric utility, telephone or other 
communication lines; 

(d) Schools and educational institutions; provided, that: 

(i) The use was approved as part of a conditional use permit; 

(ii) A maximum building height of 45 feet is not exceeded; and 

(iii) Any portion of any building exceeding the underlying zoning maximum 
height standard is set back at least 50 feet from all of the siteôs perimeter lot 
lines; and 

(e) Aircraft hangars located within any industrial zone; provided, that the hangar 
is set back at least 100 feet from any non-industrial zone. 

(3) Building height shall be measured as the vertical distance from the average 
final grade to the highest point of a flat roof, or to the deck line of a mansard 
roof, or to the average height of the highest gable of a pitch or hip roof. 

(4) Calculation of the average final grade shall be made by drawing the 
smallest rectangle possible that encompasses the entire building area as shown 
in SCC Figure 30.23.050(1) and averaging the elevations at the midpoint of 
each side of the rectangle, except when a structure that is to be fully partitioned 
with internal dividing walls separating individual dwellings units from each other 
from ground to sky, the applicant may request a modification of the 

This ordinance will amend SCC 30.23.050 to: 

 

Add a new provision under SCC 30.23.050(4) to 
modify the maximum building height calculation 
that is specific to residential structures with 
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measurement by evaluating maximum height based upon individual sections 
using the following method to respond to topography of the site: 

(a) Drawing the smallest rectangle possible that encompasses the entire 
building area; 

(b) Dividing one side of the rectangle, as chosen by the applicant, into sections 
equal to the internal dividing walls that fully separate individual dwelling units 
from each other using lines that are perpendicular to the chosen side of the 
rectangle; 

(c) The sections delineated in SCC 30.23.050(4)(b) are considered to extend 
vertically from ground to sky; and 

(d) The maximum height for each section of the structure is measured from the 
average final grade for that section of the structure, which is calculated as the 
average elevation at the midpoints of each side of the rectangle for each section 
of the structure, as illustrated in SCC Figure 30.23.050(2). 

individual dwelling units vertically partitioned by 
internal walls within a single structure. The 
addition of this language provides more design 
flexibility and allows townhouse and mixed 
townhouse development to maximize density. 

(5) Fill shall not be used to raise the average final grade more than five feet 
above the existing grade of any dwelling located within 50 feet on adjoining 
properties, as illustrated in SCC Figure 30.23.050(3); provided, that the 
provisions of SCC 30.23.050(5) shall not apply to residential development 
subject to chapters 30.23A and 30.41G SCC. (((Figure 30.23.050(2)).)) 

Modify SCC 30.23.050(5) to exempt urban 
residential development subject to Chapters 
30.23A and 30.41G SCC from the fill 
requirement and revise the reference to the 
applicable figure. This exemption resolves the 
problem of constructing residential development 
adjacent to existing residential development 
where other design requirements already 
provide adequate compatibility measures.  
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Figure 30.23.050(1) 

Calculating Average Final Grade ((average final grade)) and Determining 
Height ((determining height:)) 

 

(((Final Elevation at Mid-point of A + B + C + D) ÷ 4 = Average Final Grade 
Elevation)) 

 

Modify SCC Figure 30.23.050(1) to replace the 
existing figure with a new figure that is easier to 
read and implement, delete certain text, and 
make non-substantive housekeeping changes.  
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Figure 30.23.050(2) 

Calculating Average Final Grade and Determining Height for Portions of a 
Structure 

 

Modify SCC Figure 30.23.050(2) to insert a new 
title and figure to illustrate the alternative 
calculation method of SCC 30.23.050(4). 
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Figure 30.23.050(3) 

Adjustments for Measuring Height Where Adjoining Dwelling(s) Exist(s) 
((measuring height where an adjoining dwelling(s) exists:)) 

 

 

Modify SCC Figure 30.23.050(2) to delete the 
existing figure, revise the existing title, make 
housekeeping changes related to associated 
text of the figure, and insert a new SCC Figure 
30.23.050(3) to improve readability and 
interpretation related to SCC 30.23.050(5). 
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((No adjustments required for structures on Parcel ñXò adjoining Areas A or C; 

Adjustment required for structures adjoining Area B.)) 

(6) The measurement of height under this section does not apply to buildings 
regulated by the Snohomish County Shoreline Management Program, nor does 
it replace the definitions of height in the construction codes, which are specific to 
the provisions in those chapters. 

No changes are proposed to subsection (6). 

(7) Rooftop heating, ventilation and air conditioning (HVAC) and similar 
systems, when located on commercial, industrial, or multifamily structures. The 
system shall not exceed the maximum building height of the underlying zone by 
more than 30 percent or 15 feet, whichever is less. Sight-obscuring screening 
shall be required unless otherwise approved by the director of the department. 

Modify SCC 30.23.050(7) to make non-
substantive housekeeping changes. 

Chapter 30.23A SCC 

Urban Residential Design Standards 

SCC 30.23A.030 

Compatibility Design Standards 

Proposed Code Amendment Finding 

30.23A.030 Compatibility design standards. 

(1) The purpose of compatibility design standards is to require additional 
features to be incorporated into higher density residential development when 
located adjacent to properties zoned and developed or designated for lower 
density single-family use in order to enhance the compatibility between uses. 

No changes are to subsection (1). 

(2) Where residential development is subject to the provisions of this chapter, 
the provisions in SCC Table 30.23A.030(2) shall establish when the 
compatibility design standards in SCC 30.23A.030 apply. When the adjacent 
property is within the UGA, it must also have one of the following characteristics, 
in addition to a zoning classification indicated with a ñyesò in SCC 
Table 30.23A.030(2), before the compatibility measures are required: 

(a) A lower intensity designation than the project site on the Future Land Use 
map of the GMA Comprehensive Plan; 

Modify SCC 30.23A.030(2), 30.23A.030(3)(a), 
and 30.23A.030(3)(f) and (g) to make non-
substantive housekeeping changes. 
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(b) Platted and developed residential lots averaging 10,000 square feet in 
area((,)) or less; or 

(c) Homes located within 50 feet of the property line that have an average age of 
15 years or less. 

Table 30.23A.030(2) ((ï Zoning test for compatibility design standards)) 

Zoning Test for Compatibility Design Standards 

 

 

This ordinance will amend SCC 30.23A.030 to: 

 

Modify SCC Table 30.23A.030(2) in order to 
remove extraneous zones identified in the table 
replace the term ñall other zonesò with ñnon-
urban zones,ò move the term ñproposed useò in 
the table, add a new footnote to the table 
exempting townhouse, mixed townhouse, and 
multifamily development from compatibility 
requirements when such developments are 
sites adjacent to properties in the R-7,200 zone 
that have townhouse or mixed townhouse 
development located on them, correct an 
inadvertent error for single-family attached at 
seven dwellings or more per gross acre in the 
table, and make non-substantive housekeeping 
changes. 
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(3) When compatibility design standards are applicable, residential development 
shall incorporate at least two of the following design standards: 

(a) Increase the minimum building setback to 20 feet from those lot lines 
abutting urban zones, and 40 feet for those lot lines abutting ((rural)) non-urban 
zones marked ñyesò in SCC Table 30.23A.030(2); 

Modify SCC 30.23A.030(2), 30.23A.030(3)(a), 
and 30.23A.030(3)(e) through (g) to make non-
substantive housekeeping changes. 

(b) Limit maximum building height to 30 feet within 50 feet of those abutting 
property lines to zones marked ñyesò in SCC Table 30.23A.030(2); 

(c) Increase the perimeter landscaping vegetation by at least 50 percent over 
the amount required in SCC 30.25.017, or if no perimeter landscaping is 
required, provide a minimum 10-foot wide perimeter Type A landscaped buffer 
pursuant to the standards in SCC 30.25.017; 

(d) Limit townhouse and multifamily buildings located within 50 feet of abutting 
property lines to zones marked ñyesò in SCC Table 30.23A.030(2) to a maximum 
of three dwelling units per building with a minimum separation of 25 feet 
between buildings; 

No changes are proposed to subsections (3)(b) 
through (3)(d). 

(e) Separate ((detached)) single-family detached and duplex dwelling structures 
by at least 20 feet between buildings located within 50 feet of abutting property 
lines to zones marked ñyesò in SCC Table 30.23A.030(2); 

(f) Incorporate two architectural features, such as those described in 
SCC 30.23A.040(2) or the Snohomish County Residential Design Manual, to 
break up blank walls greater than 500 square feet that face and abut zoned 
properties ((zoned where)) marked ñyesò in SCC Table 30.23A.030(2); or 

(g) Provide a decorative wall or solid and landscaped fence between buildings 
and adjacent properties located in zones marked ñyesò in SCC 
Table 30.23A.030(2) that: 

(i) Uses brick or stone; 

(ii) Is a minimum height of five feet; 

(iii) Incorporates architectural detailing, such as posts, ornamental iron grillwork, 
or other elements prescribed in the Snohomish County Residential Design 
Manual; and 

Modify SCC 30.23A.030(2), 30.23A.030(3)(a), 
and 30.23A.030(3)(e) through (g) to make non-
substantive housekeeping changes. 
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(iv) Incorporates landscaping, openings, and other design elements that break 
up the continuity of a solid wall or fence at least every 10 feet unless otherwise 
approved by the director. 

SCC 30.23A.050 

Attached Single-Family, Townhouse, and Mixed Townhouse Development Design Standards 

Proposed Code Amendment Finding 

30.23A.050 ((Attached single-family)) Single-family attached dwelling, 
mixed townhouse, and townhouse development design standards. 

((Attached single-family)) Single-family attached and townhouse dwellings as 
well as dwellings in mixed townhouse developments ((and townhouses)) shall 
comply with the following requirements: 

 

This ordinance will amend SCC 30.23A.050 to: 

 

Modify the section title and introductory 
provision to expand applicability to mixed 
townhouse development and make 
housekeeping changes. 

(1) ((Site Layout)) General site layout and ((Pedestrian Circulation)) pedestrian 
circulation requirements. Single-family attached dwelling, mixed townhouse, and 
townhouse developments shall meet the following general site layout and 
pedestrian circulation requirements: 

(a) ((Attached single-family)) Single-family attached dwelling, mixed townhouse, 
and townhouse developments shall have an integrated pedestrian circulation 
system that connects buildings, common space, and parking areas pursuant to 
SCC 30.24.080. 

(b) Surface parking spaces shall be located to the side or rear of buildings, 
except as modified in SCC Table 30.23A.050(1). 

(c) Driveways shall be designed in accordance with the EDDS. 

 

Modify SCC 30.23A.050(1) to clarify the 
applicability of subsections (a) through (c), 
expand applicability of the subsection (a) to 
mixed townhouse development, add an 
exception to subsection (b), and make non-
substantive housekeeping changes. 

(2) Building orientation. Buildings shall be oriented pursuant to SCC 30.23A.070. Modify SCC 30.23A.050(2) to make 
housekeeping changes. 

(3) Architectural ((Design Elements)) design elements. Each single-family 
attached dwelling structure, townhouse structure, and residential dwelling 
structure in a mixed townhouse development shall incorporate variation to any 
facade of a building that faces a road network element or other public realm-
oriented space (such as a shared common space or internal pedestrian facility 

Modify SCC 30.23A.050(3) to renumber 
subsections (a) and (b), clarify and expand the 
scope and applicability of the architectural 
design requirements, move subsection (a) to 
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accessible to other dwelling units) by using at least three of the following 
elements: 

(((a) Townhouse structures shall have no more than six dwelling units per each 
building, except the maximum number of dwellings in a building may be 
increased to eight in the LDMR, MR, NB, PCB, CB, and GC zones. 

(b) Each attached single-family dwelling and townhouse structure shall 
incorporate variation to any facade of a building that faces a public or private 
road or drive aisle by incorporating at least three of the following elements:)) 

(((i))) (a) Changes in the roofline at intervals not greater than 40 ((continuous)) 
feet in continuous length, such as variations in roof pitch, overhangs, 
projections, and extended eaves; 

(((ii))) (b) Distinctive window patterns that are not repeated within groupings of 
up to four dwelling units; 

(((iii))) (c) Variations in the setback of the front facade of the building by at least 
five feet between adjoining dwelling units; 

(((iv))) (d) Stepbacks on the facade of at least two feet in depth and four feet in 
width at intervals of not more than 30 feet; 

(((v))) (e) Diminishing upper floors (gross floor area of upper story is smaller 
than the gross floor area of the lower story); 

(((vi))) (f) Balconies, bays, or changes in the wall plane of the front facade of the 
building; 

(((vii))) (g) Garage door entrance(s) for automobiles located at the side or rear of 
the building; or 

(((viii))) (h) Other architectural elements that the director determines accomplish 
the objective of visually dividing the structure into smaller identifiable sections. 

new SCC Table 30.23A.050(1), and make 
housekeeping changes. 

(4) The architectural design elements in ((SCC 30.23A.050(3)(b))) SCC 
30.23A.050(3) shall be implemented pursuant to the Snohomish County 
Residential Design Manual. 

Modify SCC 30.23A.050(4) to revise the citation 
contained within the subsection.  

(5) ((SpecifIc Development Requirements)) Reduced setbacks and required 
easements. Single-family attached dwelling, mixed townhouse, and townhouse 
developments may qualify for reduced setbacks and require special easements 
in accordance with the following: 

Modify SCC 30.23A.050(5) to revise the title 
and add details on the scope and applicability of 
the subsection, expand provisions to include 
mixed townhouse development, non-
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(a) The director may reduce the underlying zoning side and rear lot line 
setbacks to zero for townhouse structures, dwellings in a mixed townhouse 
development, and ((attached)) single-family attached dwellings to allow for 
((zero-lot-line)) zero lot line development; provided, that the remaining 
underlying zoning setbacks meet the requirements of the zone. 

(b) ((Attached single-family)) Single-family attached dwellings, ((and)) 
townhouse structures, and residential dwelling structures in mixed townhouse 
developments built as ((a)) zero lot line development shall provide a five-foot 
wide building maintenance easement for walls, eaves, chimneys, and other 
architectural features that rest directly on the lot line. The maintenance 
easement shall be included in the covenants, conditions and restrictions of the 
adjoining lots, and may be recorded with the covenants, conditions, and 
restrictions or in a separate document approved by the director. 

(((c) Buildings in townhouse developments shall be separated by at least 10 feet 
as measured between the nearest outer walls of the buildings. This separation 
shall not apply between a primary residential dwelling and detached structures 
accessory to the primary residential dwelling. 

(d) The standard for providing a minimum suitable construction area as set forth 
in SCC 30.41A.235 shall not apply to townhouse construction.)) 

substantive housekeeping changes, delete 
subsection (c) which will appear in a modified 
form in SCC Table 30.23A.050(1), and move 
subsection (d) to SCC 30.41A.235. 

(6) Restrictive covenants. The director may require execution and recordation of 
covenants, access easements, and joint use and maintenance agreements for a 
mixed townhouse or townhouse development. When required, covenants, 
access easements, and joint use and maintenance agreements shall be 
recorded with the county auditorôs office prior to final inspection of the first unit 
and identify the rights and responsibilities of the property owner(s) and/or 
homeownersô association, including the use and maintenance of common 
garage, parking, and vehicle access areas; pedestrian facilities; on-site 
recreation areas; landscaping; underground utilities; common open space; 
exterior building facades and roof; and other similar features. 

((In addition to the landscaping requirements in chapter 30.25 SCC, townhouses 
shall provide landscaping in all front and side setbacks and common outdoor 
areas associated with the townhouse structure. This additional landscaping shall 
be incorporated into the landscaping plan required by SCC 30.25.015 and 
include the following: 

Modify SCC 30.23A.050(6) to move existing 
provisions to SCC Table 30.23A.050(1) and the 
subsection is replaced by adding restrictive 
covenant requirements. 
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(a) Existing non-noxious vegetation and trees shall be incorporated into the 
landscape design to the greatest extent possible; 

(b) Shrubs shall be provided at a density of at least five plants per 100 square 
feet of landscaping area; 

(c) Not more than 50 percent of the shrubs may be deciduous; and 

(d) Groundcover that shall provide 90 percent coverage of the landscaped area 
within three years of planting.)) 

(7) Specific design standards for townhouse and mixed townhouse 
developments. Townhouse and mixed townhouse developments shall be 
subject to additional design standards contained in SCC Table 30.23A.050(1), 
SCC Table 30.23A.050(2), and SCC Table 30.23A.050(3). 

Add SCC 30.23A.050(7) to reference specific 
design standards for townhouse and mixed 
townhouse development contained in SCC 
Table 30.23A.050(1), SCC Table 
30.23A.050(2), and SCC Table 30.23A.050(3).  
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Table 30.23A.050(1) 

Additional Design Standards for Townhouse and Mixed Townhouse 
Developments: General Design Requirements 

 

Add SCC Table 30.23A.050(1) to provide 
additional general design standards for 
townhouse and mixed townhouse development, 
which include: the maximum number of dwelling 
units per townhouse structure, mixture of 
dwelling types in mixed townhouse 
developments, building separation, building 
transparency, landscaping, parking, and garage 
setback from adjacent road network elements. 
Certain provisions in the table create more 
prescriptive requirements than contained in 
other chapters of Title 30 SCC. 
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Table 30.23A.050(2) 

Additional Design Standards for Townhouse and Mixed Townhouse 
Developments: Primary Pedestrian Entrance Design Requirements 

 

Add SCC Table 30.23A.050(2) to provide 
additional primary pedestrian entrance design 
standards for townhouse and mixed townhouse 
development, which include: primary pedestrian 
entrance standards and setback exceptions, 
primary pedestrian entrance area requirements 
and standards, and set variation requirements 
for primary pedestrian entrance design. 
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